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General Note 

The attached cost analyses sheets have been developed for use in planning during the Third Party 

Alternative study currently underway for the Sandia CREATE project.  This cost analysis builds upon the 

previously submitted base estimate dated June 14, 2013 and includes comparison information collected 

during a Market Validation exercise conducted in August/September 2013. 

Expression of Interest (EOI) Responses 

Cornerstone, as part of its Request for Expressions of Interest, collected five (5) cost estimates for the 

subject project.  The estimates were reviewed and normalized to identify any pricing anomalies.  Two of 

the respondents were contacted to discuss their pricing anomalies and it was confirmed that the 

assumptions they made were inaccurate.  These two firms reviewed and resubmitted their general 

estimates.  One of the responses was deemed noncompliant with the request due to the exclusion of 

design fee and soft cost breakdowns and inclusion of scope line items such as basement construction, 

building demolition, etc. that were clearly not specified. 

Benchmarking Study 

To further provide empirical data relating to expected costs, Cornerstone was able to solicit actual 

reported cost data for nine (9) office buildings and three (3) mixed use buildings within the general East 

Bay Area.  These costs were provided on a line item basis and were summarized and grouped to match 

the other pricing breakdowns. 

Geographical Comparison 

As stated, the previous base estimate was an RS Means standard office pricing system.  The RS Means 

standard office pricing system utilizes industry standard national average square foot costs and applies 

them to building models with basic components.  A location factor is used to account for general 

differences in geographic areas, but does not take into account specific market conditions at any given 

point in time.  For reference several different geographic location indices have been provided including 

Oakland, Santa Fe, Chicago, Long Island, Richland, WA and Berkeley.  These indices suggest that the San 

Francisco East Bay area does encounter a location factor at the high end of the RS Means scale with only 

Long Island indicating a higher factor. 
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Sandia CREATE Project Design/Builder Cost Comparison Cornerstone Project Management, Inc.

1 Cost Normalization Summary
Responses normalized for appropriate line items $/SF Cost $/SF Cost $/SF Cost $/SF Cost $/SF Cost $/SF Cost
Reference attached response sheet detail
Design Services
Conceptual/Programming -         -$               -         -$               -         -$                -         -$               -         -$                -         -$                
Schematic Design 1.74       149,466$       2.48       213,650$       1.76       151,489$         3.43       295,275$       3.69       317,232$         -         -$                
Design Development 5.97       513,221$       3.84       330,187$       2.52       216,413$         5.15       442,912$       5.53       475,848$         -         -$                
Construction Documents 6.03       518,310$       6.10       524,415$       4.28       367,902$         8.30       713,580$       7.90       679,783$         -         -$                
Bidding/Permitting 0.32       27,456$         1.13       97,114$         3.27       281,337$         0.11       9,301$           0.79       67,978$           -         -$                
Construction Admin/Closeout 1.30       112,100$       3.39       291,341$       1.76       151,489$         3.43       295,275$       3.95       339,892$         -         -$                

Total Design Services 15.36     1,320,553$    16.94     1,456,707$    13.59     1,168,630$      20.42     1,756,343$    21.87     1,880,733$      -         -$                

Hard Costs

Foundations 9.88       850,000$       5.19       446,168$       4.00       344,000$         6.95       598,000$       16.26     1,398,533$      10.93     944,084$         
Basement Construction -         -$               -         -$               -         -$                -         -$               -         -$                -         -$                
Superstructure 33.55     2,885,625$    45.20     3,887,200$    45.00     3,870,000$      39.26     3,376,695$    54.74     4,707,500$      54.56     4,713,780$      
Exterior Enclosure 31.59     2,716,500$    27.97     2,405,420$    35.00     3,010,000$      27.66     2,378,424$    52.26     4,494,692$      48.46     4,186,787$      
Roofing 4.38       376,250$       5.33       458,380$       2.00       172,000$         7.02       604,000$       7.35       631,810$         15.73     1,359,370$      
Interior Construction 13.01     1,119,000$    20.31     1,746,830$    30.00     2,580,000$      20.61     1,772,547$    32.39     2,785,185$      39.67     3,427,151$      
Stairs 1.74       150,000$       1.01       86,860$         1.50       129,000$         1.51       129,500$       2.91       250,000$         1.45       125,000$         
Interior Finishes 20.24     1,741,000$    27.16     2,335,440$    11.31     972,750$         17.81     1,531,311$    21.44     1,843,595$      34.30     2,963,157$      
Conveying 5.23       450,000$       1.58       135,880$       2.50       215,000$         4.36       375,000$       5.48       471,024$         6.37       550,000$         
Plumbing 10.43     897,000$       14.10     1,212,575$    10.88     936,050$         32.13     2,763,578$    12.00     1,031,850$      30.72     2,654,295$      
HVAC 24.30     2,089,500$    33.44     2,876,200$    43.29     3,722,750$      47.13     4,053,382$    24.32     2,091,470$      45.55     3,935,544$      
Fire Protection 5.80       498,500$       5.57       478,638$       6.00       516,000$         5.00       430,000$       2.52       216,994$         8.74       755,024$         
Electrical Systems 33.78     2,905,000$    25.73     2,213,175$    42.50     3,654,750$      47.52     4,086,820$    25.33     2,178,232$      47.43     4,098,094$      
Equipment 2.14       184,000$       1.16       100,000$       1.16       100,000$         1.16       100,000$       1.16       100,000$         1.16       100,000$         
Furnishings -         -$               -         -$               -         -$                -         -$               -         -$                -         -$                
Special Construction -         -$               -         -$               -         -$                -         -$               -         -$                -         -$                
Selective Building Demolition -         -$               -         -$               -         -$                -         -$               -         -$                -         -$                
Site Preparation 3.49       300,000$       0.81       70,000$         1.50       129,000$         3.88       333,360$       1.89       162,712$         5.30       457,888$         
Site Improvements 6.98       600,000$       8.14       700,000$       10.00     860,000$         24.11     2,073,600$    3.44       295,840$         13.57     1,172,299$      
Site Mechanical Utilities -         -$               1.74       150,000$       2.00       172,000$         -         -$               -         -$                4.84       417,870$         
Site Electrical Utilities -         -$               1.40       120,000$       3.00       258,000$         -         -$               -         -$                6.69       577,752$         
General Requirements/Insurance -         -$               -         -$               -         -$                -         -$               -         -$                -         -$                

Total Hard Costs 206.54   17,762,375$  225.85   19,422,766$  251.64   21,641,300$    286.12   24,606,217$  263.48   22,659,437$    375.44   32,438,095$    

Soft Costs

D/B General Conditions 10.33     888,119$       20.89     1,796,606$    16.11     1,385,043$      24.89     2,140,741$    15.81     1,359,566$      -         Included
Subcontractor Default Insurance 3.10       266,436$       2.71       233,073$       2.26       194,772$         3.43       295,275$       3.56       305,902$         -         Included
D/B GLU Insurance 2.20       189,169$       3.39       291,341$       3.15       270,516$         3.15       270,668$       3.69       317,232$         -         Included
Builder's Risk Insurance 0.22       19,106$         -         -$               1.51       129,848$         1.72       147,637$       1.32       113,297$         -         Included
D/B Performance Bond 2.22       191,252$       2.26       194,228$       2.01       173,130$         2.86       246,062$       2.63       226,594$         -         Included
D/B Contingency 11.23     965,823$       7.68       660,374$       14.60     1,255,195$      14.31     1,230,311$    7.90       679,783$         -         Included
D/B Overhead and Fee 9.43       811,291$       10.61     912,870$       9.31       800,728$         11.44     984,249$       9.49       815,740$         -         Included

Total Soft Costs 38.73     3,331,196$    47.54     4,088,492$    48.94     4,209,233$      61.80     5,314,943$    44.40     3,818,114$      96.86     8,369,028$      

Escalation 7.36       632,807$       -         -$               -         -$                -         -$               -         -$                -         -$                
Permit Fees 5.05       434,528$       0.59       50,499$         2.52       216,413$         4.58       393,699$       4.61       396,540$         -         -$                

Total Normalized GMP Costs 273.04   23,481,459$  290.91   25,018,464$  316.69   27,235,576$    372.92   32,071,202$  334.36   28,754,824$    472.30   40,807,123$    

Description
Preliminary GMP 

Estimate Lend Lease Turner
86,000 SF86,000 SF 86,000 SF

McCarthy Construction
86,400 SF86,000 SF

DPR ConstructionRudolph & Sletten
86,000 SF
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Sandia CREATE Project Design/Builder Cost Comparison Cornerstone Project Management, Inc.

Description
Preliminary GMP 

Estimate Lend Lease Turner McCarthy ConstructionDPR ConstructionRudolph & Sletten
2 Actual Proposal Responses

$/SF Cost $/SF Cost $/SF Cost $/SF Cost $/SF Cost $/SF Cost
Design Services
Conceptual/Programming -         -$               1.34       115,665$       4.12       354,544$         1.38       119,000$       5.37       462,000$         -         -$                
Schematic Design 1.74       149,466$       2.69       231,329$       2.06       177,272$         3.60       309,400$       8.06       693,000$         -         -$                
Design Development 5.97       513,221$       4.20       361,452$       3.09       265,908$         5.53       476,000$       10.74     924,000$         -         -$                
Construction Documents 6.03       518,310$       6.72       578,323$       5.15       443,180$         8.86       761,600$       16.12     1,386,000$      -         -$                
Bidding/Permitting 0.32       27,456$         1.34       115,665$       4.12       354,544$         0.55       47,600$         1.07       92,400$           -         -$                
Construction Admin/Closeout 1.30       112,100$       3.87       332,536$       2.06       177,272$         3.68       316,400$       12.36     1,062,600$      -         -$                

Total Design Services 15.36     1,320,553$    20.17     1,734,970$    20.61     1,772,720$      23.60     2,030,000$    53.72     4,620,000$      -         -$                

Hard Costs

Foundations 9.88       850,000$       5.19       446,168$       4.00       344,000$         6.95       598,000$       16.26     1,398,533$      10.93     944,084$         
Basement Construction -         -$               -         -$               -         -$                -         -$               7.69       661,275$         5.17       447,000$         
Superstructure 33.55     2,885,625$    45.20     3,887,200$    45.00     3,870,000$      39.26     3,376,695$    54.74     4,707,500$      54.56     4,713,780$      
Exterior Enclosure 31.59     2,716,500$    27.97     2,405,420$    35.00     3,010,000$      27.66     2,378,424$    52.26     4,494,692$      48.46     4,186,787$      
Roofing 4.38       376,250$       5.33       458,380$       2.00       172,000$         7.02       604,000$       7.35       631,810$         15.73     1,359,370$      
Interior Construction 13.01     1,119,000$    22.44     1,929,740$    30.00     2,580,000$      20.61     1,772,546$    36.49     3,137,769$      44.77     3,868,507$      
Stairs 1.74       150,000$       1.01       86,860$         1.50       129,000$         1.51       129,500$       2.91       250,000$         1.45       125,000$         
Interior Finishes 20.24     1,741,000$    28.68     2,466,090$    14.35     1,234,050$      17.79     1,530,025$    24.83     2,135,536$      36.02     3,112,238$      
Conveying 5.23       450,000$       1.58       135,880$       2.50       215,000$         4.36       375,000$       5.48       471,024$         6.37       550,000$         
Plumbing 10.43     897,000$       21.09     1,813,565$    17.57     1,510,910$      32.13     2,763,578$    28.51     2,451,643$      36.45     3,149,305$      
HVAC 24.30     2,089,500$    38.91     3,346,540$    61.52     5,290,550$      47.13     4,053,381$    55.48     4,771,116$      8.93       771,176$         
Fire Protection 5.80       498,500$       5.67       487,218$       6.00       516,000$         5.00       430,000$       8.79       756,351$         58.27     5,034,635$      
Electrical Systems 33.78     2,905,000$    27.86     2,396,085$    53.61     4,610,260$      47.52     4,086,819$    49.86     4,287,601$      49.27     4,257,101$      
Equipment 2.14       184,000$       3.78       325,296$       7.90       679,200$         2.55       219,470$       29.42     2,530,362$      30.00     2,592,350$      
Furnishings -         -$               5.25       451,480$       4.22       362,715$         3.77       323,975$       8.83       759,527$         8.38       723,964$         
Special Construction -         -$               -         -$               6.87       590,600$         -         -$               8.63       742,263$         -         -$                
Selective Building Demolition -         -$               -         -$               -         -$                -         -$               0.45       38,335$           -         -$                
Site Preparation 3.49       300,000$       0.81       70,000$         1.50       129,000$         3.88       333,360$       1.89       162,712$         5.30       457,888$         
Site Improvements 6.98       600,000$       8.14       700,000$       10.00     860,000$         24.11     2,073,600$    3.44       295,840$         13.57     1,172,299$      
Site Mechanical Utilities -         -$               1.74       150,000$       2.00       172,000$         9.64       829,440$       2.92       251,464$         4.84       417,870$         
Site Electrical Utilities -         -$               1.40       120,000$       3.00       258,000$         7.80       671,000$       8.94       769,184$         6.69       577,752$         
General Requirements/Insurance -         -$               -         -$               -         -$                -         -$               -         -$                10.58     913,723$         

Total Hard Costs 206.54   17,762,375$  252.05   21,675,922$  308.53   26,533,285$    308.71   26,548,813$  415.17   35,704,537$    455.73   39,374,829$    

Soft Costs

D/B General Conditions 10.33     888,119$       23.31     2,005,023$    19.75     1,698,360$      26.77     2,302,639$    24.91     2,142,272$      #VALUE! Included
Subcontractor Default Insurance 3.10       266,436$       3.03       260,490$       2.79       240,035$         3.66       314,486$       5.60       482,011$         #VALUE! Included
D/B GLU Insurance 2.20       189,169$       3.90       335,419$       3.87       332,688$         3.47       298,740$       5.99       515,386$         #VALUE! Included
Builder's Risk Insurance 0.22       19,106$         -         -$               1.78       152,885$         1.90       163,200$       1.98       170,311$         #VALUE! Included
D/B Performance Bond 2.22       191,252$       2.48       213,636$       2.43       208,964$         3.06       262,780$       23.04     1,981,055$      #VALUE! Included
D/B Contingency 11.23     965,823$       8.54       734,715$       17.99     1,546,947$      19.07     1,639,595$    14.30     1,229,867$      #VALUE! Included
D/B Overhead and Fee 9.43       811,291$       11.73     1,009,008$    11.33     974,577$         12.38     1,064,952$    14.98     1,288,250$      #VALUE! Included

Total Soft Costs 38.73     3,331,196$    53.00     4,558,291$    59.94     5,154,456$      70.31     6,046,392$    90.80     7,809,152$      117.78   10,176,586$    

Escalation 7.36       632,807$       -         -$               -         -$                -         -$               -         -$                -         -$                
Permit Fees 5.05       434,528$       0.66       56,979$         3.09       265,333$         4.82       414,916$       7.27       624,829$         -         -$                

Total GMP Costs 273.04   23,481,459$  325.89   28,026,162$  392.16   33,725,794$    407.44   35,040,121$  566.96   48,758,518$    573.51   49,551,415$    
3 Highlighted Individual Costs and Percentages

Design Services as percentage of Direct Cost 7.4% 8.0% 6.7% 7.6% 12.9% 0.0%
Soft Costs as percentage of Direct Cost 18.8% 21.0% 19.4% 22.8% 21.9% 25.8%
D/B General Conditions as percentage of Direct Cost 5.0% 9.3% 6.4% 8.7% 6.0% Included Above
D/B Contingency as percentage of Direct Cost 5.4% 3.4% 5.8% 6.2% 3.4% Included Above
D/B Overhead and Fee as percentage of Direct Cost 4.6% 4.7% 3.7% 4.0% 3.6% Included Above
Permit Fees as percentage of Direct Cost 2.4% 0.3% 1.0% 1.6% 1.7% 0.0%
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Sandia CREATE Project

Design/Builder GMP Cost Summary

Cornerstone Project Management, Inc.

GMP Cost per Square Foot Summary

Standard Office 

Components Lab Space Fitness Center Café/Kitchen Total

Prelim. GMP Estimate 255.41$                  7.83$                      3.84$                      5.95$                      273.03$                 

Lend Lease 258.54$                  9.86$                      8.19$                      14.31$                    290.90$                 

Rudolph & Sletten 279.92$                  13.97$                    5.25$                      17.56$                    316.70$                 

Turner Construction 331.20$                  11.27$                    13.15$                    17.29$                    372.91$                 

DPR Construction 284.06$                  9.39$                      17.60$                    23.30$                    334.35$                 

McCarthy Construction 418.77$                  11.39$                    19.09$                    23.06$                    472.31$                 

List of GMP Major Trade Line Item Cost Differences

Lend Lease Rudolph & Sletten

Turner 

Construction DPR Construction

McCarthy 

Construction

Design  1.58$                       (1.77)$                     5.06$                      6.51$                      N/A

Superstructure 11.65$                     11.45$                    5.71$                      21.18$                    21.25$                    

Interior Construction 7.30$                       16.99$                    7.60$                      19.37$                    26.83$                    

Interior Finishes 6.91$                       (8.93)$                     (2.45)$                     1.19$                      14.21$                    

Plumbing 3.67$                       0.45$                      21.70$                    1.56$                      20.43$                    

HVAC 9.15$                       18.99$                    18.99$                    ‐$                        21.47$                    

Electrical (8.04)$                      8.71$                      13.74$                    (8.45)$                     13.87$                    

Site Prep/Imp/Utilities 1.62$                       6.03$                      17.52$                    (5.14)$                     19.92$                    

Soft Costs

General Conditions 10.56$                     5.78$                      14.56$                    5.48$                      Not Provided

Insurance 0.62$                       1.19$                      5.64$                      3.46$                      Not Provided

Contingency (3.55)$                      3.37$                      3.08$                      (3.33)$                     Not Provided

Overhead and Fee 1.18$                       (0.12)$                     2.01$                      0.06$                      Not Provided

Balance of Trades (24.78)$                   (18.49)$                  (13.28)$                  19.43$                    61.30$                    

Total Differential 17.87$                     43.65$                    99.88$                    61.32$                    199.28$                 

Notes: (1) Highlighted cells represent deviations from Prelim. GMP greater than $9/SF

(2) Table only includes trades showing notable cost differentials to determine 

        explanations for overall GMP difference.  The balance of the line items are

        tabulated to reconcile overall cost difference.

Functional Area Breakout

DB GMP Cost Comparison Summary 101113 Page 1 10/14/2013



Sandia CREATE
Independent Cost Analysis Summary
October 15, 2013

Market Validation - EOI Responses

Std. Office Other Breakouts Std. Office Other Breakouts Std. Office Other Breakouts Std. Office Other Breakouts Std. Office Other Breakouts
Design Services 1,294,607$        162,100$          1,032,933$       135,698$          1,555,652$       200,691$          1,597,811$  282,923$     -$            -$            
Hard Costs 17,261,432$       2,161,334$       19,128,390$      2,512,910$       21,857,033$      2,749,183$       19,250,735$ 3,408,702$  28,761,311$ 3,676,784$  
Soft Costs 3,678,411$        460,579$          3,911,756$       513,891$          5,070,832$       637,812$          3,580,637$  634,018$     7,420,418$  948,610$     

Total GMP Cost 22,234,450$       2,784,013$       24,073,079$      3,162,499$       28,483,517$      3,587,686$       24,429,183$ 4,325,643$  36,181,729$ 4,625,394$  
Cost per SF 258.54$             32.37$              279.92$            36.77$              331.20$            41.72$              284.06$       50.30$        420.72$       53.78$        

Market Validation - Benchmarking Study Results

 Office          
Cupertino, CA 

 Office          
Newark, CA 

 Office     
Fremont, CA 

 Office    
Milpitas, CA 

Office          
Palo Alto, CA 

Office          
Palo Alto, CA 

Office     
Mountain 
View, CA 

Office       
Palo Alto, CA 

Office   
Emeryville, 

CA 

Office/Lab  
Emeryville, 

CA 

Design Services per SF 17.41$               17.06$              16.72$              16.98$              15.18$              15.32$              17.70$        17.42$        20.84$        16.75$        
Hard Costs per SF 232.14$             227.51$            222.99$            226.45$            202.34$            204.28$            236.00$       232.21$       277.90$       223.38$       
Soft Costs per SF 22.53$               20.41$              16.60$              21.68$              19.42$              20.02$              25.16$        25.15$        28.68$        28.51$        

Total GMP Cost per SF 272.08$             264.98$            256.31$            265.11$            236.94$            239.62$            278.86$       274.78$       327.42$       268.64$       

Market Validation - Benchmarking Study Results (cont.)

 Med Office     
San Mateo, CA 

 Med Office     
SF, CA 

Design Services per SF 16.62$               17.68$              
Hard Costs per SF 221.66$             235.75$            
Soft Costs per SF 32.75$               35.77$              

Total GMP Cost per SF 271.03$             289.20$            

Geographical Comparison

 Oakland, CA  Sante Fe, NM  Chicago, IL 
Long Island, 

NY  Richland, WA  Berkeley, CA 

Design Services 1,258,000$        948,500$          1,258,000$       1,387,500$       1,039,000$       1,253,500$       
Hard Costs 17,025,500$       12,833,500$      17,021,500$      18,774,500$      14,061,000$      16,964,500$      
Soft Costs 3,355,000$        2,529,000$       3,354,000$       3,699,500$       2,770,500$       3,343,000$       

Total GMP Cost 21,638,500$       16,311,000$      21,633,500$      23,861,500$      17,870,500$      21,561,000$      
Cost per SF 251.61$             189.66$            251.55$            277.46$            207.80$            250.71$            

DPR McCarthy
Market Validation - EOI Responses

Actual Reported Costs - 9 Office and 3 Mixed Use Buildings

RS Means Standard Office - Geographical Data

Lend Lease Rudolph & Sletten Turner

Actual Reported Costs
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